
CITY OF SAN ANTONIO 
Zoning Commission Agenda 

 
Cliff Morton Development and Business Services Center 

1901 S. Alamo Street 
First Floor 

 
July 7, 2009 

Tuesday, 12:45 PM 
 

ZONING COMMISSIONERS 
 

Michael Westheimer – District 1 Vacant – District 7 
Barbara Hawkins – District 2 Ramiro Valadez, III – District 8 
Jim Myers – District 4 Susan Wright – District 9 
Joe Valadez – District 5 Milton R. McFarland – District 10 
Christopher Martinez – District 6 James Gray – District Mayor 

Don Gadberry – District 3 
Chairman 

 
1. 12:45 P.M. Tobin Room - Work Session on related items and discussion of policies and 

administrative procedures and any items for consideration on the agenda for July 7, 2009. 
 

2.   1:00 P.M. Board Room– Call to Order  
 

3.   Roll Call. 
 

4. Pledge of Allegiance. 
 

5. Approval of June 16, 2009 and revised May 5, 2009 Zoning Commission Minutes. 
 

6. ZONING CASE NUMBER Z2008064 ERZD:  A request for a change in zoning from “R-6” ERZD 
Residential Single Family Edwards Recharge Zone District to “C-3” ERZD General Commercial 
Edwards Recharge Zone District on Parcel 25A and Parcel 27, NCB 18218, save and except 0.4592 
acres out of NCB 18218, 23000 Block of US Highway 281 North.  (Council District 9) 
 

7. ZONING CASE NUMBER Z2009076 ERZD:  A request for a change in zoning from “NP-10 ERZD 
MLOD-1” Neighborhood Preservation Edwards Recharge Zone Camp Bullis Military Lighting Overlay 
District-1 and “QD S ERZD MLOD-1” Quarry Edwards Recharge Zone Camp Bullis Military Lighting 
Overlay District-1 with a Specific Use Authorization for Blasting to “MPCD ERZD MLOD-1” Master 
Planned Community Edwards Recharge Zone Camp Bullis Military Lighting Overlay District-1 on 
389.53 acres out of NCB 19221, 19101 North US Highway 281 and 19300 Classen Crest.   
(Council District 9) 
 

8. ZONING CASE NUMBER Z2009022 S:  A request for a change in zoning from “C-3” General 
Commercial District and “MH” Manufactured Housing District to “I-1 S” General Industrial District 
with a Specific Use Authorization for Millwork and Wood Products Manufacturing on Parcel 52 and 
Parcel 52a, NCB 15613, 8664 Quintana Road.  (Council District 4) 
 
 
 



9. ZONING CASE NUMBER Z2009094:  A request for a change in zoning from “R-4” Residential 
Single-Family District and “I-1” General Industrial District to “C-2” Commercial District on Lots 42, 
43, 44, 87 and 88, Block 9, NCB 3128 and Lot A-15, NCB 3852, 2701 South Presa Street.   
(Council District 5) 
 

10. ZONING CASE NUMBER Z2009112 CD:  A request for a change in zoning from “R-4” Residential 
Single Family District to “R-4 CD” Residential Single Family District with a Conditional Use to allow a 
Professional Office on Lot F, Block 100, NCB 3368, 1044 Bailey Avenue.  (Council District 3) 
 

11. ZONING CASE NUMBER Z2009114:  A request for a change in zoning from “MF-33” Multi-Family 
District to “MF-33 CD” Multi-Family District with a Conditional Use for a Fruit Stand on the east 80.7 
feet of Lot 1, Block 8, NCB 768, 403 Jackson.  (Council District 1) 
 

12. ZONING CASE NUMBER Z2009115:  A request for a change in zoning from “R-6” Residential 
Single Family District to “C-2” Commercial District (on 1.081 acres) and “C-3R” General Commercial 
Restrictive Alcohol Sales District (on 0.784 of an acre) on Parcel 30-C, NCB 15680 (0.0352 ac) and the 
south 61.72 feet of Lot 29, Block 5, NCB 17365; 1.081 acres out of NCB 15680 and NCB 17365 (CB 
5014); and 0.559 of an acre out of NCB 15680 (CB 5014), a portion of the 13000 and 14000 blocks of 
Bulverde Road.  (Council District 10) 
 

13. ZONING CASE NUMBER Z2009116 S:  A request for a change in zoning from “I-2” Heavy 
Industrial District to “I-2 S” Heavy Industrial District with a Specific Use Authorization to allow a Bulk 
Plant or Terminal on 10.31 acres out of NCB 12175, 4700 Block of IH 35 North.  (Council District 2) 
 

14. Director’s Report – No issue to report. 
 

15. Executive Session: consultation on attorney-client matters (real estate, litigation, personnel and security 
matters) as well as any of the above agenda items may be discussed.   
 

16. ADJOURNMENT 
 

 
Accessibility Statement 

This meeting is wheelchair accessible. Accessible entrances are located at the front and side of the 
building at 1901 South Alamo Street.  Accessible parking spaces are located at the front and rear 
of the building.  Auxiliary Aids and Services are available upon request (Interpreters for the 
Deaf must be requested forty-eight [48] hours prior to the meeting). For Assistance, Call (210) 

207-7245 Voice/TTY. 
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CASE NO: Z2008064 ERZD
Final Staff Recommendation - Zoning Commission

Owner Name:

S & A Management, LLC

Applicant Name:

Brown & Ortiz, P. C. Attorneys at Law

Council District: 9

Zoning Request: From "R-6" ERZD Residential Single Family Edwards Recharge Zone District to "C-3" 
ERZD General Commercial Edwards Recharge Zone District.

Proposal: To allow commercial development

Date: July 07, 2009

Parcel 25A and Parcel 27, NCB 18218, save and except 0.4592 acres out of NCB 
18218

Property Location:

23000 Block of US Highway 281 North

Southeast of the intersection of Marshall Road and Highway 281 North

Staff Recommendation:

Approval 

The subject property consists of undeveloped land with frontage on Highway 281 North (a freeway).  The 
property is adjacent to C-2 and R-6 zoning to the north, C-2, C-3 and R-6 zoning to the south, Highway 281 
North to the west and R-6 zoning to the east.  The surrounding land uses consist of vacant land and the 
Winchester Hills Subdivison to the north; vacant land and a retail shopping center to the south; Highway 281 
North to the west and North Pointe Subdivision (currently under construction) to the east.  The property directly 
to the northwest, which is located at 2560 Marshall Road was the subject of rezoning case (Z2008038) in 
which the applicant was granted a zoning change from R-6 ERZD Residential Single Family Edwards 
Recharge Zone District and  C-2 ERZD Commercial Edwards Recharge Zone District to C-2 CD ERZD 
Commercial Edwards Recharge Zone District with a Conditional Use for an Indoor Theater Permitting Over 2 
but not exceeding 4 Screens and/or Stages.

The applicant is requesting this zoning change to allow the development of a hotel.  Staff finds the request for 
commercial zoning to be appropriate given the subject property's location along a freeway and the prevalence 
of commercial zoning to the north and south.  C-3 zoning is most appropriate at the intersections of major 
thoroughfares, arterials, commercial nodes, or along freeway frontages; the access to this parcel is one block 
removed from the intersection of Highway 281 North and Marshall Road, a Secondary Arterial "Type A" street 
as identified in the City of San Antonio Major Thoroughfare Plan.  Furthermore, commercial zoning would 
provide opportunities for service and retail uses that would compliment and serve the extensive neighboring 
residential developments in the immediate area.   A Type C (15 foot) landscape buffer will be required along 
the north, east and southeast property lines adjacent to residential zoning and uses. 

SAWS Summary:

1. SAWS staff recommends approval of the proposed land use.  

Zoning Commission continuance (Applicant's Request) 
from June 16, 2009.

Ferguson Map: 483 E3

Neigh. Assoc. None

TIA Statement: A Traffic Impact Analysis will be required at platting or permitting

Neigh. Plan None



CASE NO: Z2008064 ERZD
Final Staff Recommendation - Zoning Commission

2. The property is classified as a Category 2 property.
3. SAWS recommends a maximum impervious cover of 50%.

CASE MANAGER : Brenda Valadez 207-7945
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CASE NO: Z2009076 ERZD
Final Staff Recommendation - Zoning Commission

Owner Name:

Steubing Ranch Ltd. Partnership and David K. & Darlene 
Dague

Applicant Name:

Brown & Ortiz, P. C.

Council District: 9

Zoning Request: From "NP-10 ERZD MLOD-1" Neighborhood Preservation Edwards Recharge Zone 
Camp Bullis Military Lighting Overlay District-1 and "QD S ERZD MLOD-1" Quarry 
Edwards Recharge Zone Camp Bullis Military Lighting Overlay District-1 with a Specific 
Use Authorization for Blasting to "MPCD ERZD MLOD-1" Master Planned Community 
Edwards Recharge Zone Camp Bullis Military Lighting Overlay District-1.

Proposal: To allow for mixed use development

Date: July 07, 2009

389.53 acres out of NCB 19221Property Location:

19101 North US Highway 281 and 19300 Classen Crest

Area generally bound by the terminus of Hardy Oak to the north, the terminus of 
Huebner Road to west, the terminus of Hardy Oak to the south and North US Highway 
281 to the east

Staff Recommendation:

Denial

The Master Planned Community zoning district is encouraged when properties consist of large acreages and 
are intended for mixed land uses within a comprehensive development.  This district is a special district that 
promotes compatibility within mixed use developments, allowing a more efficient arrangement of land uses, 
structures and inner-connectivity, characteristics that may be difficult to achieve when adjacent lands are 
zoned and developed independent of each other.

The project site, known as Steubing Ranch and consisting of about 389 acres, was annexed in December 
1997 and zoned "R-A" Residence Agricultural District in January 1998 (Ord. 87259.)  A small portion of the 
subject property was rezoned to "QD CC ERZD" Quarry Edwards Recharge Zone District with City Council 
approval for Blasting in November 1998 (Ord. 88788.)  Upon adoption of the 2001 Unified Development Code, 
the existing zoning districts converted to "NP-10 ERZD" Neighborhood Preservation Edwards Recharge Zone 
District and "QD S ERZD" Quarry Edwards Recharge Zone District with a Specific Use Authorization for 
Blasting.  The “MLOD-1” Camp Bullis Military Lighting Overlay District was applied to the subject property on 
April 2, 2009.  Most of this acreage is undeveloped with the exception of family residences and a family 
cemetery.

Property to the north is zoned multiple residential districts, including R-5, R-6, MF-33, and PUD R-6.  Property 
to the south of the subject property is zoned NP-10 and property immediately to the east is zoned R-6.  
Property to the west is zoned “QD S” Quarry District with a Specific Use Authorization for Blasting.  All 
properties in the surrounding area are within the Edwards Recharge Zone and the Camp Bullis Military 

Postponed by applicant on May 28, 2009.  Zoning 
Commission continuance (Commissioner's Request) from 
June 16, 2009.

Ferguson Map: 483 A7,B7

Neigh. Assoc. Multiple Neighborhood Associations are within 200 feet

TIA Statement: A Planning Level Traffic Impact Analysis has been submitted.

Neigh. Plan None



CASE NO: Z2009076 ERZD
Final Staff Recommendation - Zoning Commission

Lighting Overlay District-1.

There is a significant amount of single family residential development to the north, east and south of the 
subject property.  Ronald Reagan High School is located southeast of the subject property and has primary 
access to East Sonterra Boulevard and secondary access at the existing terminus of Huebner Road.  Stone 
Oak Park is located northeast of the subject property along West Elm Creek.  The property directly to the west 
is an active quarry, with access to Highway 281 South.  Huebner Road, a Secondary Arterial Type A, provides 
direct access to Stone Oak Parkway, while Hardy Oak, also a Secondary Arterial Type A, provides 
connectivity to Loop 1604.  The streets within the actual development may be either public or private.

The applicant has submitted the required MPCD site plan with the zoning application.  As the site plan is a 
component of the MPCD zoning district, the City Council must also consider and take action on the site plan.  
Language that reflects a mandatory adherence to the site plan must be contained in the zoning ordinance.  
The minimum requirements of a site plan are that proposed land uses, including single and multi-family 
residential uses, office uses and commercial uses must be identified on the plan by location, type, density and 
size.  Should an applicant request an amendment to an approved MPCD site plan, they may do so 
administratively if the city determines the amendment is a minor one.  Should the amendment be a major one, 
the criteria being listed in Section 35-345(e)(2) of the Unified Development Code, the proposed amendment 
must be returned to the Zoning Commission and City Council for recommendation and approval.

The MPCD allows uses permitted in all residential, office and commercial zoning districts as illustrated in the 
site plan.  The proposed development is to consist of about 152.22 acres of office and commercial uses, with 
59.53 acres of single-family residential uses.  Approximately 155.63 acres of the subject property will be 
designated as open space.  The amount of open space is determined, by percentage, based on the acreage 
of residential and non-residential land uses.  Most of the non-residential uses will be located along the 
frontages and at the intersection of the proposed extensions of Hardy Oak Boulevard and Huebner Road.  The 
majority of the single-family residential uses will be oriented along the west side of the proposed extension of 
Hardy Oak Boulevard, north of the proposed Huebner Road extension.  The remaining single-family residential 
uses are located at the southwest quadrant of the subject property and may continue to be used by Steubing 
Ranch as the family residence.

Staff has significant concerns over the lack of an appropriate balance of commercial and residential uses 
within the site plan.  The MPCD site plan does not indicate areas proposed for mixed uses, which are 
encouraged within an MPCD to promote compatibility between uses and inner-connectivity.  The site plan 
indicates that a high concentration of commercial uses will be located west of the proposed extension of Hardy 
Oak and south of the proposed extension of Huebner Road, surrounded by multiple established single-family 
neighborhoods and Ronald Reagan High School.  The proposed site plan would allow commercial 
encroachment into existing residential neighborhoods and would push commercial development further west 
away from Highway 281 North.  There are also significant flood plain issues on the subject property, which 
could impede future development.  

In addition to compatibility of uses, staff has concerns with the lack of connectivity to major thoroughfares.  
There are currently no major thoroughfares or streets running through the property.  The developer of the 
Steubing Ranch property will be required to build thoroughfares in accordance with the City of San Antonio 
Major Thoroughfare Plan.  If allowed to build according to the site plan, Hardy Oak would extend to the 
northern property line of the subject property and would end in a turn around.  Hardy Oak would not connect to 
Knight’s Cross unless the paper street between the Steubing Ranch property line and Knight’s Cross is built 
out by the City of San Antonio.  If allowed to build according to the site plan, Huebner Road would extend to 
the southeast property line of the subject property and would end in a turn around.  Huebner Road would not 
connect to Highway 281 North until the existing quarry ceases operations and is developed in accordance with 
the major thoroughfare plan.  Commercial uses are most appropriate along the frontage of highways or at the 
intersections of major thoroughfares; consequently allowing land uses that rely on a high traffic count and 
major visibility in order to remain viable.  Until connectivity to Knight’s Cross and Highway 281 North are 
achieved, commercial traffic will bleed into abutting residential neighborhoods.



CASE NO: Z2009076 ERZD
Final Staff Recommendation - Zoning Commission

Given the subject property's proximity to both the residential uses and zoning districts to the north, east and 
south; as well as the lack of an efficient arrangement of land uses, structures and inner-connectivity, and lack 
of connectivity to Highway 281 North and Knight’s Cross, staff believes that the submitted MPCD zoning site 
plan is inappropriate for the subject property.  

Staff believes an MPCD zoning designation is appropriate for the subject property; however, the site plan as 
submitted does not depict the best mix of uses for the neighborhood.  However, staff may consider approval of 
the zoning request if changes are made to the site plan that will reflect one of the following suggestions:

1.  Identify a mixed use land use category and locate the mixed uses as a transition between the existing 
residential neighborhoods and more intense commercial uses to the east toward Highway 281 North.  
2.  Provide a ratio of multifamily to commercial uses within the areas currently identified as commercial that is 
more compatible with the existing neighborhoods.

The subject property is located within the Camp Bullis Awareness Zone/ Military Influence Area.  In 
accordance with the signed Memorandum of Understanding between Fort Sam Houston and the City of San 
Antonio, Staff provided the Military with a copy of the rezoning request for review and comment.  The Military’s 
concerns on this proposed development’s compatibility with the Camp Bullis installation would be addressed if:

1.  The developer provide appropriate documentation of recent endangered species surveys (not older than 
three years) conducted by a professional biological consultant using IAW USFWS protocols showing no 
endangered species occupy the subject property.
2.  The developer sends the surveys described in #1 above to US Fish and Wildlife Service Ecological 
Services Office in Austin.
3.  The developer commits to comply with dark sky lighting requirements in the City's Military Light Overlay 
District regardless of whether they are grandfathered.

SAWS Summary

1.  SAWS recommends approval of the proposed land use.
2.  SAWS currently identifies the subject property as a Category 2 property.
3.  SAWS does not have an impervious cover recommendation for the subject property, however, they 
recommend a maximum impervious cover of 43.2% for the entire site - 651 acres as described in the 
approved Steubing Ranch Master Development Plan.

CASE MANAGER : Leslie Zavala 207-0215
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CASE NO: Z2009022 S
Final Staff Recommendation - Zoning Commission

Owner Name:

Elva & Carlos Villarreal

Applicant Name:

Elva Villarreal

Council District: 4

Zoning Request: From "C-3" General Commercial District and "MH" Manufactured Housing District to "I-1 
S" General Industrial District with a Specific Use Authorization for Millwork and Wood 
Products Manufacturing.

Proposal: To bring the existing wooden pallet manufacturing and storage use into compliance

Date: July 07, 2009

Parcel 52 and Parcel 52a, NCB 15613Property Location:

8664 Quintana Road

On the east side of Quintana Road, approximately 450 feet south of Plumnear

Staff Recommendation:

Approval.

The subject property, located on the east side of Quintana Road south of Plumnear, is approximately 7.5 
acres in size.  There is an existing wooden pallet manufacturing and storage company on the site, which 
includes a small office space and a larger open shed.  There are also multiple storage containers on the 
property.  The subject property was annexed in 1994, per Ordinance 81105.  The property was originally 
zoned “Temp R-1” Temporary Single Family Residence District.  In a 1995 city-initiated zoning case, the 
southeast portion of the property was zoned “R-4” Manufactured Home Residence District, and the northwest 
portion was zoned “B-3” Business District.  Upon adoption of the 2001 Unified Development Code, the 
previous zoning converted to “MH” Manufactured Housing District and “C-3” General Commercial District, 
respectively.  Surrounding zoning includes “C-3R” General Commercial Restrictive Alcoholic Sales District 
abutting to the south; “I-1” General Industrial District and “I-2 S” Heavy Industrial District with a Specific Use 
Authorization to the west and north along the opposite side of Quintana Road; “NP-10” Neighborhood 
Preservation District abutting to the northeast with “MH” Manufactured Housing District and “R-4” Residential 
Single-Family District farther to the east and northeast; and “C-3NA C” General Commercial Nonalcoholic 
Sales District with a Conditional Use to the east.  Abutting land uses include pasture and undeveloped land to 
the south, west, and north; with Leon Creek and undeveloped land to the northeast and east.  Other 
surrounding land uses include a rendering plant to the north, a salvage yard to the northeast, a mobile home 
park to the east, auto repair to the southeast, and a cell tower to the southwest.  The property is bordered by 
Leon Creek to the northeast, and two rail lines along the opposite side of Quintana Road to the west.  A 
significant portion of the subject property and the surrounding properties are located within the flood plain.  
The applicant requests a zoning change in order to bring the existing pallet manufacturing and storage 
operation into compliance.  

Staff finds the requested zoning and Specific Use Authorization to be appropriate.  The subject property is 
surrounded by undeveloped land, agricultural and industrial uses, rail lines, and a state highway (US Hwy 81).  

Ferguson Map: 680 E1

Neigh. Assoc. None

TIA Statement: A Traffic Impact Analysis (TIA) is not required

Neigh. Plan None



CASE NO: Z2009022 S
Final Staff Recommendation - Zoning Commission

The industrial uses in the area, including the rendering plant and the salvage yard, are more intense than the 
existing pallet operation.  Although much of the property in the vicinity has residential zoning, the area is not 
appropriate for residential development as it is located within the floodplain.  The pallet company has been 
operating without a Certificate of Occupancy, and was cited for the violation.  As indicated by the site plan, 
there are no plans to expand the existing business beyond what may be required in order to bring the property 
into compliance.

CASE MANAGER : Micah Diaz 207-5876
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CASE NO: Z2009094
Final Staff Recommendation - Zoning Commission

Owner Name:

H. E. Butt Grocery Co., #6

Applicant Name:

H. E. Butt Grocery Co., #6 (Todd A. Piland)

Council District: 5

Zoning Request: From "R-4" Residential Single-Family District and "I-1" General Industrial District to "C-2" 
Commercial District.

Proposal: To allow for a commercial project

Date: July 07, 2009

Lots 42, 43, 44, 87 and 88, Block 9, NCB 3128 and Lot A-15, NCB 3852Property Location:

2701 South Presa Street

Northwest corner of South Presa Street and Wilkins Avenue

Staff Recommendation:

Approval

The subject property is located south of the Central Business District, on the west side of South Presa Street, 
north of Wilkins Avenue and Interstate Highway 10 East. The subject property consists of 2.461 acres and is 
located within the original city limits. There is an existing vacant commercial building on the subject property 
which measures approximately 22,027 square feet and was constructed in 1950 and expanded in1998. Upon 
adoption of the 2001 Unified Development Code, the existing "R-4" Residential Single-Family District and "I-1" 
General Industrial District converted from the previous "B" Residence District and "J" Commercial District. 
Surrounding zoning includes "R-4" Residential Single-Family District and "I-1" General Industrial District to the 
north; with "I-1" General Industrial District across South Presa Street to the east. Property across Castillo 
Avenue to the west is zoned "R-4" Residential Single-Family District.   

The applicant has applied for the "C-2" zoning in order to allow a commercial development. Staff finds the 
request to be appropriate given the subject property's location along this segment of South Presa Street, a 
major thoroughfare. The "C-2" Commercial District is an appropriate downzoning at this location from "I-1" 
General Industrial District. The existing structure had previously been utilized as an HEB Grocery Store for 
many years. The proposed re-use of the existing vacant property would be a substantial improvement to the 
current conditions of the neighborhood and the surrounding area. This rezoning request is consistent with the 
South Central Future Land Use Plan land use designation for the subject property.  

The "C-2" zoning district permits retail and service activities designed to serve the community with no outdoor 
storage or display of goods permitted, except for outdoor dining.

Zoning Commission continuance (Applicant's Request) 
from May 19, 2009, June 2, 2009 and June 16, 2009.

Ferguson Map: 651 A1

Neigh. Assoc. Roosevelt Park Neighborhood Association

TIA Statement: A Traffic Impact Analysis (TIA) is not required.

Neigh. Plan South Central San Antonio Community Plan

CASE MANAGER : Pedro Vega 207-7980
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CASE NO: Z2009112 CD
Final Staff Recommendation - Zoning Commission

Owner Name:

Cynthia Y. Munoz

Applicant Name:

Cynthia Y. Munoz

Council District: 3

Zoning Request: From "R-4" Residential Single Family District to "R-4 CD" Residential Single Family 
District with a conditional use to allow a professional office.

Proposal: To allow a professional office

Date: July 07, 2009

Lot F, Block 100, NCB 3368Property Location:

1044 Bailey Avenue

On the southwest corner of South Walters Street and Bailey Avenue

Staff Recommendation:

Denial

The subject property is located on the southwest corner of South Walters and Bailey Avenue, which are both 
local streets.  The subject property is .1873 of an acre and is occupied by a single-family dwelling that 
measures approximately 2686 square feet, which was constructed in 1930.  The property is adjacent to R-4 
zoning in all directions.  The subject property was originally zoned "B" Residence District under the 1938 
zoning code.   Upon adoption of the 2001 Unified Development Code, the previous zoning converted to "R-4" 
Residential Single-Family District.  The surrounding land uses consist of single-family residential uses to the 
north, south, east and west.  

The applicant is requesting a zoning change to allow an office use.  The subject property is surrounded by 
residential zoning and existing residential dwellings.  The future land use designation for the subject property 
is Low Density Residential.  The Low Density Residential land use category allows single-family houses on 
individual lots.  Staff believes that an office use at this location would be contrary to the goals of the Highlands 
Community Plan.  The Plan encourages uses that would enhance the aesthetic quality of the area and 
discourages commercial encroachment into residential areas.  While the applicant contends that the use 
would be low-impact with a minimum number of employees, this zoning change would not guarantee that a 
future property owner would not make maximum use of the requested zoning district.  

According to the amended site plan submitted by the applicant, they now propose to utilize only 600 square 
feet of the principal structure.  Based on this square footage, the property would be required to provide a total 
of 2 parking spaces in order to accommodate the proposed use.  The site plan submitted by the applicant is 
deficient in that it does not meet all the requirements for parking spaces listed in Section 35-526 of the Unified 
Development Code.  Staff does not believe that the parking area shown can adequately serve this location.  

While the amended request would limit the amount of space able to be used for the proposed office, the 
Planning and Development Services Department would have difficulty enforcing the site plan because the 

Zoning Commission continuance (Applicant's Request) 
from June 16, 2009.

Ferguson Map: 651 D1

Neigh. Assoc. Highland Park Neighborhood Association

TIA Statement: A Traffic Impact Analysis is not required.

Neigh. Plan Highlands Community Plan



CASE NO: Z2009112 CD
Final Staff Recommendation - Zoning Commission

requested zoning would continue to apply to the entire parcel of land.  Additionally, while many improvements 
are being made to the current structure, upgrades will need to be made to the subject site to bring it up to 
commercial code.  Further, the residential character expected in single-family residential neighborhoods would 
appear to be compromised as a result of this case.  

Therefore, due to all of these factors, the requested zoning is not compatible with the surrounding area.

CASE MANAGER : Brenda Valadez 207-7945
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CASE NO: Z2009114 CD
Final Staff Recommendation - Zoning Commission

Owner Name:

Julio C. Alvarado

Applicant Name:

Julio C. Alvarado

Council District: 1

Zoning Request: From "MF-33" Multi-Family District to "MF-33 CD"  Multi-Family District with a Conditional 
Use for a Fruit Stand.

Proposal: To allow for a Fruit Stand (Food Service Establishment)

Date: July 07, 2009

East 80.7 feet of Lot 1, Block 8, NCB 768Property Location:

403 Jackson Street

At the west corner of the intersection of Jackson Street and West Euclid Avenue.

Staff Recommendation:

Denial

The subject property is located north of the Central Business District, on the west corner of the intersection of 
Jackson Street and West Euclid Avenue, north of Interstate Highway 35 North. The subject property consists 
of .1070 of an acre and is located within the original city limits. There is an existing single-family dwelling on 
the subject property which measures approximately 888 square feet and was constructed in 1936. Upon 
adoption of the 2001 Unified Development Code, the existing "MF-33" Multi-Family District converted from the 
previous "D" Apartment District. Surrounding zoning includes "MF-33" Multi-Family District to the northwest 
and southwest; with "C-2P" Commercial Pedestrian District across Jackson Street to the northeast. Property 
across West Euclid Avenue to the southeast is zoned "IDZ" Infill Development District. Immediately to the 
southwest of the subject property is a multi-family complex; to the northwest a two-family dwelling. A Mexican 
restaurant is located across Jackson Street to the northeast and there is vacant land across West Euclid 
Avenue to the southeast.

The applicant has applied for a Conditional Use in order to operate a fruit stand from the existing home. The 
Five Points Neighborhood Plan currently designates the subject property as Mixed Use/Office Land Use.  
Mixed Use/Office land use includes offices (i.e. dentists, insurance agencies, and nonprofit organizations) 
duplexes, 3 to 4 family dwellings, apartments or townhouses. A goal of the Five Points Neighborhood Plan is 
to preserve the existing housing stock.  The pending Five Points Neighborhood Plan Update indicates that a 
commercial encroachment into the residential neighborhood is not desired. In addition to concerns of 
commercial encroachment, the requested "MF-33 CD" zoning is not an appropriate request given that the 
subject property fronts Jackson Street, a local access street. Staff believes that a food establishment use at 
this location would not advance the goals of the Five Points Neighborhood Plan. The Plan encourages uses 
that would enhance the aesthetic quality of the area, and discourages commercial encroachment into 
residential areas. 

The conditional zoning procedure is designed to provide for a land use within an area that is not permitted by 

Ferguson Map: 616 E3

Neigh. Assoc. Five Points Neighborhood Association.

TIA Statement: A Traffic Impact Analysis (TIA) is not required.

Neigh. Plan Five Points Neighborhood Plan



CASE NO: Z2009114 CD
Final Staff Recommendation - Zoning Commission

the established zoning district but due to individual site considerations or unique development requirements 
would be compatible with adjacent land uses under given conditions.

CASE MANAGER : Pedro Vega 207-7980
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CASE NO: Z2009115
Final Staff Recommendation - Zoning Commission

Owner Name:

WF Partnership, DF Partnernship, and Obanion 
Enterprises, Inc.

Applicant Name:

Brown & Ortiz, PC (C/O James Griffin)

Council District: 10

Zoning Request: From "R-6" Residential Single Family District to "C-2" Commercial District (on 1.081 
acres) and "C-3R" General Commercial Restrictive Alcohol Sales District (on 0.784 of an 
acre).

Proposal: To allow a retail center

Date: July 07, 2009

Parcel 30-C, NCB 15680 (0.0352 ac) and the south 61.72 feet of Lot 29, Block 5, NCB 
17365; 1.081 acres out of NCB 15680 and NCB 17365 (CB 5014); and 0.559 of an 
acre out of NCB 15680 (CB 5014)

Property Location:

A portion of the 13000 and 14000 blocks of Bulverde Road

An "L" shaped area within the southeast corner of Bulverde Road and Briarcrest Drive

Staff Recommendation:

Denial of "C-3 R" on 0.784 of an acre, approval of "C-2" on 1.081 acres; with an alternate recommendation of 
"C-2" on the entire subject property.

The subject property, consisting of three tracts totaling 1.87 acres, is an “L” shaped area within the southeast 
corner of Bulverde Road and Briarcrest Drive.  Two of the three lots are undeveloped, while the third lot 
contains a 1,650 square foot vacant commercial structure that was previously used for auto sales.  The 
subject property was annexed in 1985, per Ordinance 61612.  The subject property was originally zoned 
“Temp R-1” Temporary Single Family Residence District.  Upon the adoption of the 2001 Unified Development 
Code, the previous zoning converted to the current “R-6” Residential Single-Family District.  Surrounding 
zoning includes “C-3R” General Commercial Restrictive Alcoholic Sales District abutting to the north; “C-3NA” 
General Commercial Nonalcoholic Sales District across Bulverde Road to the northwest; “R-6” Residential 
Single-Family District to the north, east, and southwest; with “PUD R-6” Planned Unit Development Residential 
Single-Family District to the south.  Surrounding land uses include a convenience store/gas station abutting to 
the north with undeveloped property and single family homes farther to the north; auto sales and a childcare 
center to the northwest; with single-family homes to the east, west, and south.  A city-owned drainage right-of-
way abuts the subject property to the south.  The applicant requests a zoning change to allow development of 
a commercial strip center.

Staff finds the requested “C-3R” zoning to be too intense for the subject property’s location.  “C-3” zoning is 
typically consistent with Regional Commercial land uses which are most appropriately located at the 
intersections of major arterials and expressways.  Bulverde Road is identified as a major arterial in the City’s 
Major Thoroughfare Plan; however, Briarcrest Drive is a local residential street that serves as a main entrance 
to the abutting residential subdivision.  “C-3R” zoning does abut the subject property, but the zoning dates 
back a number of years, and staff does not support adding more General Commercial zoning in the area.

Ferguson Map: 518 B8

Neigh. Assoc. Eden Home Owners Association & San Antonio St. James Place Home Owners 
Association Inc. (both within 200 feet)

TIA Statement: A Traffic Impact Analysis (TIA) is not required

Neigh. Plan None



CASE NO: Z2009115
Final Staff Recommendation - Zoning Commission

Staff does not oppose commercial development of the subject property, as its frontage on a major arterial, its 
configuration, and the surrounding commercial development make residential development unlikely and 
inappropriate.  Therefore, staff makes an alternate recommendation of “C-2” for the entire subject property.  
The less-intense “C-2” district allows for commercial development that would be more to scale with the 
neighboring residential subdivision.

CASE MANAGER : Micah Diaz 207-5876
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CASE NO: Z2009116 S
Final Staff Recommendation - Zoning Commission

Owner Name:

4M Properties Inc.

Applicant Name:

4M Properties Inc.

Council District: 2

Zoning Request: From "I-2" Heavy Industrial District to "I-2 S" Heavy Industrial District with a Specific Use 
Authorization to allow a Bulk Plant or Terminal.

Proposal: To allow for a fuel storage and distribution facility.

Date: July 07, 2009

10.31 acres out of NCB 12175Property Location:

4700 Block of IH 35 North

On the west side of IH 35 North, between Tajasco to the north and Petroleum Drive to 
the south.

Staff Recommendation:

Approval

The subject property measures approximately 10.31 acres and is vacant with the exception of a portion of the 
property which is utilized for rail car storage, maintenance and repair.  The property is adjacent to I-2 zoning to 
the north, west and south and R-4 zoning to the northwest.  The subject property was originally zoned "LL" 
First Manufacturing District under the 1938 zoning code.  Upon adoption of the 2001 Unified Development 
Code, the previous zoning converted to "I-2" Heavy Industrial District.  The surrounding land uses consist of a 
fueling station and warehouses to the north, undeveloped land to the south, residential dwellings to the 
northwest and the Union Pacific Railroad line to the east.

The applicant is requesting a zoning change to allow an ethanol terminal facility, which requires a Specific Use 
Authorization in I-2 zoning districts.  The applicant has indicated to staff that the project will be developed in 
phases.  The facility will be utilized for the transfer of ethanol fuel from rail cars to tanker trucks for delivery to 
gasoline terminal facilities.  Additionally, the construction of two storage tanks is proposed to allow for the 
storage of the ethanol in order to avoid terminal disruptions should rail traffic be disrupted.  

Staff finds the request for a Specific Use Authorization to be appropriate given the subject property's location 
along IH 35 North (a freeway) and the prevalence of industrial zoning and uses to the north.  Additionally, the 
proposed zoning district and use of the property are consistent with the current development pattern along this 
portion of IH 35 North as there are parcels in the immediate vicinity which may be developed with these types 
of uses in the future since they are currently zoned industrial. The subject property is bound by existing 
industrial zoning to the north and south and the rail line to the east making industrial development of the 
property appropriate.

Ferguson Map:

Neigh. Assoc. None

TIA Statement: A Traffic Impact Analysis is not required.

Neigh. Plan None

CASE MANAGER : Brenda Valadez 207-7945




	Coversheet
	Z2009064 ERZD
	Z2009076 ERZD
	Z2009022 S
	Z2009094
	Z2009112 CD
	Z2009114 CD
	Z2009115
	Z2009116 S



